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RE:  Lot Merger No. LM2011-002 - Appeal of the Planning Commission 10/20/11 Action 2808 & 2812 Ocean Blvd.         

Dear Mayor Gardner & Fellow Members of the Newport Beach City Council:

On behalf of the John & Julie Guida Trust(s), we are requesting the City Council's approval of the Lot Merger for the properties

located at 2808 & 2812 Ocean Boulevard in Corona del Mar. As you are aware, while the Zoning Administrator approved this Lot

Merger on September 14, 2011, the item was appealed by the adjacent residents to the Planning Commission on October 20, 2011.
The Planning Commission denied the Zoning Administrator's approval on a set of Findings which we

believe were not appropriate and based on inaccurate assumptions. We are therefore requesting, with

our appeal of the Planning Commission's action, that you approve the Lot Merger.

While technically a Lot Merger is not based on the home that may be built on the merged lots, the appeal

that went forward to the Planning Commission, was essentially based on the Guida's residence being "too tall". The

resident's claimed the proposed home violates 1951 Joint Tenancy Grant Deed which stipulates a "'one-story home(s)" be built on

the properties in question. Their stated appeal was based however on the “health, safety, peace, comfort and general welfare of

persons residing or working in the neighborhood".

It should be noted that the proposed home meets all of the city's zoning. planning. and building standards and is in full

compliance with all the city requirements.

Selected Facts in Support of the Finding:

F. Finding: The lots as merged will be consistent with the surrounding pattern of development and will not create an

excessively large lot that is not compatible with the surrounding development.

F-1. Corona del Mar consists of lots of varying shapes and sizes. The subject lots, as merged, will result in a

parcel with a width of 80 feet and area of 13.678 square feet. Other nearby lots on Ocean Boulevard have

lot widths as wide as 73 feet and area as large as 13,325 square feet. The merger of the two lots will not create an

excessively large lot in comparison to many of the existing lots in the surrounding area.

In conclusion, we believe it is important to note that the Planning Commission came to their

conclusions by a narrow view of the term “neighborhood”. And made their findings based on the single block

where these properties are located – Block 34 (Planning Commission Finding A-1). We agree with staff’s interpretation of

the term “neighborhood” as meaning the general vicinity and not a single Block where a property may be located.

We believe the proposed Lot Merger meets all the required findings and request the City Council’s approval.

Sincerely,

Coralee S. Newman

(Applicant's Representative& Principal- Government Solutions, Inc.) 10
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The lots as merged will be consistent with

the surrounding pattern of development

and;

will not create an excessively large lot that

is not compatible with the surrounding

development

Consistent:

1. Consistent with;

2. Comparable to;

3. Conforming with;

4. Commensurate to;

5. Equivalent to;

6. Proportionate to.

• ANOMALY •

Lots of 

13,000 Sq. Ft. 
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In April 2010 the Corona Del Mar Residents Association under the direction of Karen

Tringali, took a survey of all 6,350 residential households in Corona del Mar (Zip 92625)

regarding how the members of the community felt about saving and preserving the 1.5 FAR.

The results were virtually unanimous. Over 88% of survey respondents wanted to

maintain the character and village atmosphere in the Flower Streets, and didn’t believe

that could be achieved if the floor area ratio was increased any larger than 1.5. Based on

the number of respondents and the overwhelming majority opinion, it was determined that

between 78%-98% of all Corona del Mar residents would have responded the same

way.

During that General Plan hearing, time and again residents stated their desire to:

“Maintain the charm of our neighborhoods” and “Reign in the “mansionization” of

our community”.

IN OUR PETITION DRIVE SURVEY

• OVER 300 SIGNED •

• 101 OCEAN BLVD. RESIDENTS •

99% OF RESIDENTS OPPOSE THIS MERGER

19



20



21



ALL FINDINGS

MUST BE MET

TO

APPROVE MERGER
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